
 

 
36 Penn Plaza, Bangor, ME 04401        207.573.4130        www.dubois-king.com 

Offices in Vermont, New Hampshire, Maine and New York 

 

August 15, 2022 
 
Michele Gagnon, Planning Director 
TOWN OF BAR HARBOR  
93 Cottage Street 
Bar Harbor, Maine 04609 
 
 
RE:  Bluenose Inn -- Major Site Plan Application 
 Additional Information  
 
 
Dear Michele, 
 
On behalf of Lafayette Bluenose LLC, we are pleased to submit the enclosed additional information as 
requested for the proposed construction of a new 8525± SF (41,930± GSF) four-story hotel to replace the 
former 8000± SF Bluenose Inn hotel building that burned in February 2022. The additional information 
consists of the following: 
 

1. Parking: According to Section 125-67(D)(3)(b)(2) of the Land Use Ordinance, 1 parking space 
for each guest room for hotels, motels and conference centers is required. As you know, the 
Bluenose inn consisted of two hotel buildings. The building that burned had 45 guest rooms and 
the building that remains has 53 guest rooms. To replace the burned building, Lafayette Bluenose 
LLC is proposing to construct a new building with 21 guest suites. Compared to pre-fire 
conditions, the number of guest rooms and suites will decline from 98 to 74, resulting in a 
requirement of at least 74 parking spaces. As proposed, there will be 88 parking spaces at the 
Bluenose Inn, four of which will be ADA accessible. Attached is a copy of the boundary survey 
that we annotated with parking information for your records. Also attached is a revised sheet C4 �± 
Site Proposed Conditions Plan, which includes parking statistics in the lot dimension table. 
 

2. Lot Coverage: As requested, attached is an exhibit showing proposed lot coverage following the 
completion of this project at 38.7%. According to the land use ordinance, lot coverage cannot 
exceed 50%.     

  
3. Stormwater Anaysis: Following the completion this project, impervious area within the project 

area will decrease by 2850 SF (see Table 1). Generally, a reduction of impervious area will result 
in lower stormwater peak flows and volumes. Because we proposed a flat roof for the new hotel 
building instead of a sloped roof similar to the former building, the Technical Review Team 
requested that we quantify pre-development and post-development stormwater peak flows. Since 
our application submission, however, the applicant has decided to design the new hotel with a 
sloped roof, which will result in a similar drainage pattern. Revised architectural drawings will be 
submitted under separate cover. The attached analysis indicates stormwater peak flow for a 25-
year Type III storm event will decrease from 4.24 ft3/s to 4.14 ft3/s at the study point, which is 
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located at the upstream end of the culvert below the driveway on Cleftstone Drive (see attached 
HydroCAD calculations and pre-development and post-development stormwater drawings). 

 
Table 1. Pre- and Post-Development Impervious Area 
 
 Pre-Development Post-Development Change 
Building 7950 sf 10,860 sf +2910 sf 
Pavement 17,135 sf 11,375 sf -5760 sf 
Total 25,085 sf 22,235 -2850 sf 

 
We look forward to discussing this project with the Technical Review Team on August 25, 2022 at 10:00 
am and presenting to the Planning Board on September 7, 2022 at 4:00 pm. Please feel free to contact me 
at jkenney@dubois-king.com or (207) 974-9824 if you have any questions or would like any additional 
information. Thank you. 
 
Sincerely,   

 
John Kenney P.E. 
Senior Civil Project Manager 
 

Enc. Parking Exhibit 
 HydroCAD Stormwater Calculations 
 Sheet SW1 Pre-Development Stormwater Plan 
 Sheet SW2 Post-Development Stormwater Plan 

Sheet C4 Site Proposed Conditions Plan 
 Lot Coverage Exhibit  
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PARKING EXHIBIT

ORDINANCE 125-67(D)(3)(b)(2): HOTELS, MOTELS
AND CONFERENCE CENTERS - ONE PARKING
SPACE FOR EACH GUEST ROOM

EXISTING HOTEL: 53 GUEST ROOMS
PROPOSED HOTEL: 21 GUEST SUITES
TOTAL: 74 GUEST ROOMS & SUITES

PROPOSED NUMBER OF PARKING SPACES: 88, 4
OF WHICH WILL BE ADA ACCESSIBLE
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Routing Diagram for Bluenose Inn
Prepared by Dubois & King,  Printed 8/15/2022

HydroCAD® 10.20-2d  s/n 00596  © 2021 HydroCAD Software Solutions LLC

Subcat Reach Pond Link
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Project Notes

Defined 10 rainfall events from PF_Depth_English_PDS (1) IDF
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Rainfall Events Listing (selected events)

Event# Event
Name

Storm Type Curve Mode Duration
(hours)

B/B Depth
(inches)

AMC

1 25-yr Type III 24-hr Default 24.00 1 5.20 2
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Area Listing (all nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

0.100 74 >75% Grass cover, Good, HSG C  (10S, 20S)
1.086 98 Pavement and Roof  (1S, 2S, 10S, 20S)
0.272 98 Rip-Rap Slope  (1S, 10S)
1.779 73 Woods, Fair, HSG C  (2S, 20S)
0.034 70 Woods, Good, HSG C  (1S, 10S)
3.271 83 TOTAL AREA
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Soil Listing (all nodes)

Area
(acres)

Soil
Group

Subcatchment
Numbers

0.000 HSG A
0.000 HSG B
1.913 HSG C 1S, 2S, 10S, 20S
0.000 HSG D
1.359 Other 1S, 2S, 10S, 20S
3.271 TOTAL AREA
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Ground Covers (all nodes)

HSG-A
(acres)

HSG-B
(acres)

HSG-C
(acres)

HSG-D
(acres)

Other
(acres)

Total
(acres)

Ground
Cover

Subcatchment
Numbers

0.000 0.000 0.100 0.000 0.000 0.100 >75% Grass cover, Good 10S, 20S
0.000 0.000 0.000 0.000 1.086 1.086 Pavement and Roof 1S, 2S, 10S,

20S
0.000 0.000 0.000 0.000 0.272 0.272 Rip-Rap Slope 1S, 10S
0.000 0.000 1.779 0.000 0.000 1.779 Woods, Fair 2S, 20S
0.000 0.000 0.034 0.000 0.000 0.034 Woods, Good 1S, 10S
0.000 0.000 1.913 0.000 1.359 3.271 TOTAL AREA
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=22,750 sf   96.77% Impervious   Runoff Depth>4.53"Subcatchment 1S: Pre-development #1
   Flow Length=555'   Tc=2.6 min   CN=97   Runoff=2.87 cfs  0.197 af

Runoff Area=48,500 sf   18.56% Impervious   Runoff Depth>2.68"Subcatchment 2S: Pre-development #2
   Flow Length=610'   Tc=17.0 min   CN=78   Runoff=2.70 cfs  0.248 af

Runoff Area=22,970 sf   87.37% Impervious   Runoff Depth>4.35"Subcatchment 10S: Post-development #10
   Flow Length=585'   Tc=3.9 min   CN=95   Runoff=2.76 cfs  0.191 af

Runoff Area=48,280 sf   16.77% Impervious   Runoff Depth>2.59"Subcatchment 20S: Post-development #20
   Flow Length=585'   Tc=16.8 min   CN=77   Runoff=2.61 cfs  0.239 af

   Inflow=4.24 cfs  0.445 afReach SP1: Pre-development Study Point
   Outflow=4.24 cfs  0.445 af

   Inflow=4.14 cfs  0.430 afReach SP10: Post-development Study Point
   Outflow=4.14 cfs  0.430 af

Total Runoff Area = 3.271 ac   Runoff Volume = 0.876 af   Average Runoff Depth = 3.21"
58.47% Pervious = 1.913 ac     41.53% Impervious = 1.359 ac
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Summary for Subcatchment 1S: Pre-development #1

[49] Hint: Tc<2dt may require smaller dt

Runoff = 2.87 cfs @ 12.04 hrs,  Volume= 0.197 af,  Depth> 4.53"
     Routed to Reach SP1 : Pre-development Study Point

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr  25-yr Rainfall=5.20"

Area (sf) CN Description
* 16,085 98 Pavement and Roof
* 5,930 98 Rip-Rap Slope

735 70 Woods, Good, HSG C
22,750 97 Weighted Average

735 3.23% Pervious Area
22,015 96.77% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

1.2 20 0.3300 0.27 Sheet Flow, AB
Grass: Dense   n= 0.240   P2= 3.53"

0.5 75 0.0800 2.37 Sheet Flow, BC
Smooth surfaces   n= 0.011   P2= 3.53"

0.7 270 0.0970 6.32 Shallow Concentrated Flow, CD
Paved   Kv= 20.3 fps

0.2 190 0.1200 20.79 249.44 Channel Flow, DE
Area= 12.0 sf  Perim= 9.0'  r= 1.33'  n= 0.030

2.6 555 Total



August 15, 2022
Type III 24-hr  25-yr Rainfall=5.20"Bluenose Inn

  Printed  8/15/2022Prepared by Dubois & King
Page 9HydroCAD® 10.20-2d  s/n 00596  © 2021 HydroCAD Software Solutions LLC

Subcatchment 1S: Pre-development #1
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Hydrograph
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Type III 24-hr
25-yr Rainfall=5.20"

Runoff Area=22,750 sf
Runoff Volume=0.197 af

Runoff Depth>4.53"
Flow Length=555'

Tc=2.6 min
CN=97

2.87 cfs
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